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Letter  of  Interest 


Letter  of  Interest 

May  25,  1990 


Mr.  Stephen  Coyle 

Director 

Boston  Redevelopment  Authority 

One  City  Hall  Square 

Ninth  Floor 

Boston,  MA   02201 

Dear  Mr.  Coyle: 

Charlestown  Holdings,  Inc.  (CHI)  is  pleased  to  submit  this  proposal 
to  redevelop  Parcel  7  in  the  Charlestown  Navy  Yard.   The  proposed 
project,  326,400  s.f.  of  biomedical  research  space,  plus  parking  for 
approximately  300  cars,  represents  a  significant  opportunity  to 
expand  the  existing  research  facilities  in  the  Navy  Yard.   This  will 
make  the  Navy  Yard  one  of  the  premier  research  complexes  in  the 
nation. 

CHI  is  uniquely  qualified  to  undertake  this  development  due  to  our 
recent  development  of  Building  149  in  the  Navy  Yard  for  the 
Massachusetts  General  Hospital's  Lawrence  E.  Martin  Laboratory. 
This  highly  successful  project  coupled  with  CHI's  completed  and 
ongoing  development  projects  in  the  Navy  Yard  demonstrate  proven 
ability  to  work  with  the  BRA  and  Charlestown  Community  to  create 
high  quality  projects  within  the  Navy  Yard. 

CHI  has  assembled  a  highly  qualified  development  and  design  team  for 
the  Parcel  7  Project.   The  team  includes  the  following: 

Developer:  Charlestown  Holdings,  Inc  of 

Charlestown 
Development  Manager:       The  Raymond  Group  of  Charlestown 
Architect:  Payette  Associates  of  Boston 

Mechanical  Engineers:      BR+A  Engineers  of  Boston 
Structural  Engineers:      Weidlinger  Associates  of 

Boston 
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Mr.  Stephen  Coyle 
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Page  Two 


Landscape  Architects: 

Civil  Engineers: 

Geotechnical  Engineers: 

Traffic  Consultants: 
Environmental  Consultants; 


The  Halvorson  Company  of 

Boston 

Gunther  Engineering  of 

Boston 

Haley  and  Aldrich  of 

Cambridge 

HMM  of  Concord 

HMM  of  Concord 


This  team  brings  an  extraordinary  level  of  expertise  in  biomedical 
research  facility  development,  design  and  engineering  to  the 
Project.   This  experience  will  insure  a  first  class  facility  in 
keeping  with  existing  facilities  in  the  Navy  Yard  and  our  mutual 
desire  to  expand  the  biomedical  research  industry  in  Boston. 

We  look  forward  to  the  opportunity  to  continue  our  successful 
working  relationship  with  the  BRA,  the  City  of  Boston  and  the 
Charlestown  Community. 


Best  regards, 

CHARLESTOWN  liOLDINGS  ,  INC . 


!il  St.  J(Wi« 
Chairman 


David  L.  Francis 
President 
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Prior  Experience 


Prior  Experience 


Charlestown  Holdings,  Inc. 

Charlestown  Holdings,  Inc.  is  responsible  for  many  projects  in  the 
Charlestown  Navy  Yard.   We  have  developed,  marketed  and  managed  many 
of  the  largest  projects  within  the  Yard.   They  include  the  following: 

Constitution  Quarters:   A  367  unit  rental  apartment  project.   The 
project  enjoys  one  of  the  highest  rental  occupancy  rates  in  Boston, 
(95%). 

Constellation  Wharf:   CHI  completed  the  construction  and  sale  of 
64  residential  condominium  units  on  Pier  7. 

Shipyard  Quarters  Marina:   A  350  slip  marina  located  adjacent  to 
Piers  6  and  8. 

Flagship  Wharf:   A  201  unit  luxury  condominium  project.   Located 
at  the  water's  edge  adjacent  to  Shipyard  Park,  the  120  million 
dollar  project  will  be  completed  this  July. 

Lawrence  E.  Martin  Laboratory:   In  December,  1986,  Navy  Yard 
Biotechnical  Research  Associates  Limited  Partnership  (NYBRA) ,  an 
affiliate  of  CHI,  purchased  Buildings  149  and  199  in  the  Charlestown 
Navy  Yard.   Building  149,  a  650,000  s.f.  building,  had  been 
rehabilitated  as  a  shell  office  building.    NYBRA  worked  closely 
with  Massachusetts  General  Hospital  who  were  seeking  a  site  in  which 
to  expand  its  research  facilities.   NYBRA  received  an  initial 
commitment  from  MGH  to  occupy  175,000  square  feet  of  Building  149 
for  research  space  and  MGH's  central  computer  facility.   MGH's 
occupancy  of  Building  149  expanded  rapidly  from  1986  to  1988  by 
which  time  they  had  committed  to  400,000  s.f.  of  laboratory, 
laboratory  support,  administrative  offices  and  a  Magnetic  Resonance 
Imaging  Center.   NYBRA  provided  turn-key  tenant  improvement  services 
including  the  financing  and  administration  of  design  and 
construction.   Upon  completion  of  these  services;  NYBRA  through 
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another  CHI  affiliate,  Raymond  Management,  Inc.,  managed  the 
building  for  MGH.   The  work  completed  by  NYBRA  included  the 
installation  of  19  research  departments  ranging  from  Molecular 
Neurobiology  and  Hematology  Oncology  to  a  Reproductive  Endocrine 
Unit. 

Through  these  efforts  CHI  has  become  extremely  knowledgeable  about 
user  requirements  for  laboratory  space,  including  laboratory  systems 
layout  and  design,  lab  support  requirements,  financing  strategies 
for  laboratory  buildings,  laboratory  construction,  marketing  and 
management.   The  Lawrence  E.  Martin  Laboratory  is  widely  regarded  as 
one  of  the  finest  research  facilities  in  the  United  States.   Over 
850  people  currently  work  in  the  facility. 

In  August,  1989,  MGH  purchased  Buildings  149  and  199  for 

$187,000,000  utilizing  favorable  MIFA  financing.  MGH  is  currently 

fitting  out  the  remaining  200,000  square  feet  of  space  in  the 
building  for  occupancy  in  1991. 

In  addition  to  completed  projects  described  above,  CHI  is  the 
designated  developer  for  Parcels  4,  5  and  6  and  Pier  5  in  the  Navy 
Yard.   Working  with  the  BRA,  we  have  developed  a  Master  Plan  that 
includes  a  400  room  hotel  on  Parcel  4  and  800,000  square  feet  of 
research  space  on  Parcel  6.   The  Parcel  6  laboratory  space  will  be  a 
logical  extension  to  the  proposed  Project  on  Parcel  7.   Pier  5  will 
be  developed  as  a  110  residential  condominium  project. 

As  demonstrated  by  the  projects  discussed  here,  CHI's  commitment  to 
development  in  the  Navy  Yard  has  been  and  will  continue  to  be 
significant.   Over  the  last  three  years  we  have  been  responsible  for 
approximately  300  million  dollars  of  investment  in  the  Navy  Yard. 

The  key  consultants  that  have  been  retained  by  CHI  along  with  their 
related  experience  are  outlined  as  follows: 
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The  Raymond  Group: 

The  Raymond  Group  (TRG)  is  an  affiliate  of  CHI.   TRG  Chairman,  Neil 
St.  John  Raymond  was  responsible  for  MGH's  decision  to  locate  their 
new  research  facility  in  Building  149.   Mr.  Raymond  and  TRG 
President,  David  L.  Francis,  were  responsible  for  the  purchasing  of 
Buildings  149  and  199  and  the  financing  and  construction  of  the  MGH 
tenant  improvements.   TRG  has  also  completed  the  Flagship  Wharf 
Condominium  project  and  has  had  continuous  involvement  in  the  design 
of  the  Navy  Yard  Master  Plan, 

TRG  has  become  very  active  in  the  Charlestown  Community.   Believing 
strongly  that  it  is  our  responsibility  to  support  the 
community-at-large,  it  has  sponsored  fund  raising  activities 
including  the  Headstart  Program,  Charlestown  Against  Drugs, 
Harborpark  Day  and  the  Bunker  Hill  Road  Race. 

Payette  Associates,  Architect: 

Payette  Associates  is  a  145  person  architectural  firm  located  in 
Boston  that  has  a  long  history  of  research  and  medical  facility 
design.   Over  the  past  10  years,  they  have  designed  over  2.5  million 
square  feet  of  research  space  for  many  of  the  leading  institutions 
and  corporations  in  the  country. 

Representative  Projects  include: 

Sherman  Fairchild  Biochemistry  Building,  Harvard  University 

Wellman  Research  Facility,  Massachusetts  General  Hospital 

American  Cyamid  Lederle  Laboratory,  Pearl  River  New  York 

Marine  Biology  Laboratory,  Woods  Hole,  MA 

Genetics  Institute,  Cambridge,  MA 

Case  Western  Reserve  University,  Biomedical  Research  Building 
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Rutgers  University,  Center  for  Advanced  Research  in 
Biotechnology 

UCLA  Medical  Research  Building 

BR+A  Consulting  Engineers: 

BR+A  will  provide  mechanical,  electrical,  plumbing  and  fire 
protection  engineering  services  for  the  Project.   BR+A  currently 
employs  80  staff  members  specializing  in  science  research  facilities 
and  medical  facilities. 

Representative  Projects  include: 

Massachusetts  Institute  of  Technology,  Multiple  projects 
including  the  Plasma  Fusion  Laboratory,  Animal  Research 
Facility  and  the  Materials  Processing  Center. 

Dartmouth  Medical  School:  Research  Facility  and  Animal 
Facility. 

Children's  Hospital,  Enders  Research  Facility  Expansion 

Genetics  Institute,  Cambridge,  MA 

Metpath  Laboratories,  Teterboro,  New  Jersey 

Harvard  Medical  School,  East  Quadrant  Research  Facility 

Case  Western  Reserve  University,  Biomedical  Research  Building 

Eisal  Research  Institute  of  Boston,  Andover,  MA 

Weidlinger  Associates: 

Weidlinger  Associates  has  been  retained  as  the  structural  engineers 
for  the  Project.   Weidlinger  has  considerable  experience  with 
projects  in  the  Charlestown  Navy  Yard,  having  been  the  engineers  for 
Buildings  149,  199  and  Flagship  Wharf.   Weidlinger  has  also  provided 
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structural  engineering  services  for  a  large  number  of  research 
buildings.   Furthermore,  they  have  developed  special  expertise  in 
floor  vibration  capability,  a  particularly  sensitive  aspect  of 
research  facility  design. 

Representative  Projects  include: 

Children's  Hospital,  Enders  Research  Facility 

Boston  Science  Center,  Boston,  MA 

Olmstead  Plaza  Research  Building,  Boston,  MA 

Rockefeller  Laboratories  for  Cancer  Research,  New  York  City 

Dartmouth  College,  Chemistry  Laboratory  Building 

Lawrence  E.  Martin  Laboratory,  Charlestown  Navy  Yard 

Harvard  Medical  School,  East  Quadrangle  Research  Facility 

The  Halvorson  Company: 

The  Halvorson  Company  has  been  retained  to  provide  site  planning  and 
landscape  architecture  services  for  the  Project.   This  ten  year  old 
Boston  based  company  has  undertaken  many  significant  projects  and 
developed  creative  solutions  that  have  enhanced  the  urban  landscape. 

Representative  Projects  include: 

Post  Office  Square  Park,  Boston 

Charlestown  Navy  Yard  Open  Space  Master  Plan 

Merchants  Row  at  75  State  Street,  Boston 

Boylston  Street  Sidewalk  Improvements,  Boston 

Mystic  Center  Development,  Medford 
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Building  Program  and  Design: 

CHI  proposes  to  develop  326,400  square  feet  of  biomedical  research 
space  on  Parcel  7.   The  Project  will  include  nine  levels  of 
laboratory  space  along  with  three  levels  of  above  grade  parking  for 
approximately  300  cars.   The  laboratory  floors  will  be  designed  to 
accommodate  a  wide  variety  of  potential  research  tenants  and  will 
anticipate  such  specialized  needs  as  animal  facilities,  biological 
containment  rooms  and  clean  rooms.   The  basic  building  module  will 
be  generated  by  the  laboratory  layout.   A  22  foot  module  has  been 
utilized  as  part  of  the  planning.   The  floor-to-floor  heights  for 
the  laboratories  will  be  14  ft.   This  will  allow  for  horizontal 
distribution  of  mechanical  and  plumbing  systems  while  maintaining 
adequate  finished  ceiling  heights.   The  lower  three  levels 
accommodate  parking,  loading  docks,  electrical  transformers  and 
switchgear.   The  total  height  of  the  building  exclusive  of 
mechanical  penthouses  is  155  feet. 

Architectural  Expression: 

The  existing  Navy  Yard  buildings  establish  a  rich  maritime 
industrial  character.   There  are  several  basic  building  styles 
ranging  from  the  early  19th  century  granite  buildings  at  the  west 
end  of  the  Yard  in  the  Historic  Monument  District  to  the  early  20th 
century  brick  building  such  as  the  Chain  Forge.   The  largest 
buildings  were  constructed  in  the  early  and  mid-20th  century. 
Buildings  149  and  199  are  examples  of  the  large  brick  and  concrete 
structures  used  for  warehousing  of  Navy  materials.   It  is  crucial 
for  the  proposed  project  to  fit  into  the  context  of  the  Navy  Yard 
without  outright  imitation  of  adjacent  buildings. 

The  proposed  Parcel  7  building  will  relate  to  the  adjacent  building 
through  the  establishment  of  datum  lines  that  correspond  to  the  base 
and  cornice  heights  of  Buildings  149  and  199.   The  exterior  of  the 
building  will  utilize  the  pallet  of  materials  that  currently  exists 
within  the  Navy  Yard.   The  lower  three  levels  of  the  building  will 
be  faced  with  precast  concrete.   The  first  seven  laboratory  floors 
will  be  faced  with  brick  and  precast  sills.   A  precast  cornice  will 
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establish  a  datum  line  that  recalls  the  height  of  Building  199  across 
16th  Street.   The  top  two  floors  will  be  stepped  back  to  provide 
massing  relief  and  will  be  faced  with  colored  metal  panels.   Window 
design  will  feature  aluminum  windows  in  punched  openings.   The 
mechanical  penthouse  will  be  faced  in  metal  panels  that  recall  the 
penthouses  located  on  Building  149.   The  base  of  the  building  will 
provide  a  covered  arcade  along  Sixteenth  Street  to  offer  shelter  to 
pedestrians  during  inclement  weather. 

Vehicular  Access  and  Circulation,  Pedestrian  Access: 

Vehicular  access  to  the  site  will  be  provided  through  existing  Gate  5 
and  in  the  future,  the  proposed  Gate  6  off  of  Chelsea  Street.   Within 
the  Navy  Yard,  vehicles  will  reach  the  Project  by  taking  Thirteenth 
Street  to  Fifth  Avenue  to  Sixteenth  Street  from  Gate  5  or  directly 
onto  Sixteenth  Street  through  the  proposed  Gate  6.   Service  access  to 
the  Project  will  be  provided  at  the  north  side  of  the  building  between 
Parcel  7  and  Building  114.   Automobile  access  to  parking  will  be 
provided  directly  off  of  Sixteenth  Street  at  the  corner  of  the 
building.   The  main  building  entrance  will  face  Sixteenth  Street. 

The  pedestrian  entry  point  will  include  a  ground  level  lobby  facing 
Sixteenth  Street  that  will  access  vertical  transportation  to  level 
four.   At  level  four  there  will  be  an  atrium  providing  access  to  the 
building  cores.   This  atrium  will  also  provide  access  from  Sixteenth 
Street  to  the  Harborwalk  extension  along  the  Little  Mystic  Channel. 
In  order  to  provide  proper  building  security,  elevators  within  the 
garage  will  be  segregated  from  the  research  floor  elevator  cores. 
This  will  allow  for  a  security  control  point  in  the  atrium  to  monitor 
access  to  the  research  floors. 

Multi-modal  transportation  access  to  the  site  will  be  encouraged  by 
CHI.   Water  Shuttle  service  use  will  be  encouraged.   Ride  Share, 
carpool  and  other  strategies  to  reduce  the  number  of  vehicles  coming 
to  the  site  will  be  implemented.   Building  tenants  will  be  requested 
to  implement  flex-time  working  hours  to  reduce  peak  hour  traffic 
flows.   Expanded  MBTA  bus  service  will  also  be  discussed.   MGH 
operates  a  very  successful  shuttle  bus  service  from  the  North  Station 
area  to  the  Navy  Yard.   This  shuttle  will  continue  to  assist  in 
reducing  the  use  of  private  automobiles. 
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site  Improvements: 

The  Sixteenth  Street  pedestrian  way  will  be  finished  in  brick,  stone 
and  concrete  paving  similar  to  other  areas  of  the  Navy  Yard.   Trees, 
benches,  street  lighting  and  trash  receptacles  will  be  included  as 
part  of  the  site  improvements.   The  edge  of  Parcel  7  that  faces  the 
Little  Mystic  Channel  will  be  improved  as  an  extension  of  the 
harborwalk  system.   These  improvements  will  include  a  concrete  curb 
along  the  bulkhead  and  wood  decking.   Marine  hardware  such  as 
bollards  and  cleats  will  be  provided  in  addition  to  site  lighting, 
benches  and  trash  receptacles. 

Views  and  Vistas: 

The  Project  will  be  sited  in  order  to  reinforce  the  view  vista  down 
Sixteenth  Street  toward  Boston  Inner  Harbor  and  Parcel  5.   The  top 
of  the  building  along  this  side  will  be  set  back  to  reduce  the 
apparent  bulk  along  the  street  edge.   The  site  improvements 
discussed  above  will  enhance  the  pedestrian  experience  from  Gate  6 
to  the  waterfront. 

Public  Benefits: 

The  proposed  Project  will  provide  significant  public  benefits. 
These  benefits  include  $1,150,000  in  linkage  monies  and  $230,000  in 
jobs  linkage  monies.   CHI  anticipates  that  1,100  construction  jobs 
and  660  permanent  jobs  will  be  created  by  the  Project.   Real  estate 
taxes  will  amount  to  $652,800  per  year,  beginning  in  1993  and  a 
cumulative  $4,569,600  by  the  year  2000.   The  site  improvements  will 
provide  pleasant  pedestrian  promenades  along  Sixteenth  Street  as 
well  as  along  the  water's  edge. 

Design  Drawings: 

The  following  pages  show  the  current  proposed  design  solution  for 
the  Project.   The  drawings  include  a  site  plan,  floor  plans, 
sections,  elevations  and  perspectives.   CHI  realizes  that  the 
project  will  undergo  BRA  design  review  and  that  these  plans  are 
subject  to  revision. 
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TYPICAL  LOWER  7  FLOORS 
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Future  Phases: 

As  discussed  in  the  RFP,  the  proposed  Project  shall  be  designed  to 
accommodate  future  buildings  located  on  the  balance  of  Parcel  7  and 
Parcel  6.   The  proposed  design  responds  to  this  requirement  by- 
adhering  to  the  100  foot  setback  from  the  Parcel  6/7  line.   The 
design  also  provides  for  future  expansion  by  providing  an  atrium 
that  can  become  the  linking  element  for  the  future  phase.   The 
atrium  will  be  shared  between  the  proposed  Project  and  the  future 
project  and  will  allow  for  interconnection  of  the  buildings  via 
bridges  spanning  the  atrium.   These  connections  will  allow  for 
horizontal  expansion  of  laboratories  on  what  amount  to  contiguous 
floor  plates.   We  believe  this  to  be  very  desirable  given  our 
experience  in  Building  149. 

CHI  has  master  planned  the  expansion  of  biomedical  facilities  on  the 
remaining  portion  of  Parcel  7  as  well  as  Parcel  6.   This  plan 
creates  a  total  program  of  1,100,000  s.f.  of  biomedical  research 
space  and  parking  for  approximately  1,150  cars.   As  shown  in  the 
enclosed  drawings,  the  project  will  be  linked  in  phases  using  atria 
as  the  linking  elements.   The  Phase  2  Project  will  contain  441,000 
s.f.  of  research  space  and  parking  for  420  cars.   The  height  of  this 
building  will  be  155  feet  exclusive  of  mechanicals.   The  Phase  3 
Building  will  contain  approximately  300,000  s.f  and  parking  for  426 
cars.   This  building  will  be  125  feet  high  exclusive  of  mechanical 
penthouses . 

Working  with  the  BRA  urban  design  staff,  the  buildings  have  been 
sited  to  maximize  views  down  Sixteenth  Street  to  the  Parcel  5  site. 
Additionally,  a  new  open  space  has  been  created  in  front  of  the 
proposed  New  England  Aquarium. 

Building  114: 

Building  114  has  been  discussed  as  an  option  to  include  in  the 
Yard's  End  Master  Plan.   The  building  could  be  expanded,  retaining 
three  of  the  existing  facades,  but  enlarging  the  floor  plate  towards 
the  Little  Mystic  Channel,  and  reused  as  a  parking  garage. 
Preliminary  studies  indicate  that  approximately  450  cars  could  be 
parked  in  the  building,  maintaining  the  existing  height. 

3.4 


A  second  option  for  Building  114  is  to  utilize  it  for  a  power  house 
building.   CHI  anticipates  that  the  Yard's  End  development, 
including  the  Aquarium,  will  require  a  major  upgrading  of  site 
utility  services.   Building  114  could  be  used  as  the  location  for 
the  equipment  required  for  these  services.   CHI  would  like  the 
opportunity  to  explore  this  possibility  further  with  the  current 
designated  developer. 


3.5 


Project  Schedule 


Project  Schedule 

Base  Building  Schedule: 

The  proposed  Project  schedule  for  the  shell/core  base  building  is  as 
follows : 


June  1,  1990 
September  3,  1990 

September  24,  1990 
February  4,  1991 

March  4,  1991 

May  1,  1991 
June  1,  1991 
August  1,  1991 
September  1,  1991 

October  15,  1991 


Architect  authorized  to  begin  work. 
Start  of  schematic  design  phase. 

Completion  of  schematic  design 
documents.   Start  of  schematic  design 
estimate.   Start  of  design  development 
documents . 

Submittal  of  schematic  design  budget 
estimate. 

Completion  of  design  development 
documents.   Start  of  design  development 
budget  estimate.   Start  of  construction 
documents . 

Submittal  of  design  development  budget 
estimate.   Start  site  demolition  and  site 
preparation  documents. 

Issue  site  demolition  and  preparation 
documents  for  bid. 

Award  site  demolition  and  preparation 
contract.   Commence  site  preparation  work. 

Submittal  of  70%  construction  documents 
budget  estimate. 

Construction  documents  completed. 
Documents  issued  for  bid  to  short  list  of 
selected  contractors. 

Bids  received  from  contractors. 
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November  1,  1991 
June  30,  1993 


Contract  awarded  and  construction  begins. 
Construction  completed. 


Note:   The  proposed  schedule  assumes  obtaining  required  approvals 
from  the  BRA,  DEP  and  ACOE  within  reasonable  timeframes  to  allow  for 
construction  start. 

Tenant  Improvement  Schedule: 

CHI  intends  to  market  the  Project  immediately  upon  designation  with 
the  intent  of  signing  an  agreement  for  the  first  100,000  s.f.  of  the 
building  for  occupancy  concurrent  with  the  completion  of  the  base 
building.   The  schedule  for  this  portion  of  the  Project  is  projected 
as  follows: 


March  1,  1992 
(Latest) 

June  1,  1992 

September  1,  1992 

October  1,  1992 

June  30,  1993 


Tenant  signed  up  and  commences 
programming  and  documentation. 

Issue  bid  package  for  long  lead  items. 

Complete  bid  documents  and  put  out  to  bid, 

Start  tenant  work. 

Tenant  work  completed,  tenant  assumes 
occupancy. 
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Financial  Information 


Financial  Information 


The  financial  section  of  this  proposal  contemplates  the  construction 
commencement  to  occur  in  November  1991.   The  construction  process  is 
scheduled  to  take  twenty-one  (21)  months  which  would  provide  an 
occupancy  delivery  date  in  June  1993.   The  proposed  building  is 
anticipated  to  take  two  years  to  reach  a  stabilized  occupancy  of  95%. 

The  preliminary  development  pro  forma  schedules  contained  in  this 
section  identify  the  cost  component  assumptions  that  generate  the 
cost  summary  and  ultimately  translate  into  a  market  rental  rate  for 
the  Project. 

The  rental  rates  described  in  the  Cash  Flow  Analysis  are  reflective 
of  fully  improved  research  space.   An  allocation  of  65%  laboratory 
and  35%  office  improvements  has  been  used  in  establishing  these 
rates.   The  rates  are  designed  to  remain  flat  in  three  year 
increments  and  adjust  by  15%  after  each  incremental  period. 

The  Project  is  structured  to  be  financed  through  a  development  loan 
for  five  years  with  interest  only  payments  at  a  rate  of  11%.   In  the 
sixth  year  the  Project  is  assumed  to  be  refinanced  with  permanent 
debt  amortized  over  thirty  years  at  an  interest  rate  of  11%. 

The  assumptions  used  in  this  section  are  based  on  preliminary 
estimates  and  may  be  subject  to  change  as  a  result  of  actual  market 
conditions • 
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Parcel  7  Proposal 

rnffliJciAL  AssuiuncNs 


Planning 

PI)  Date  of  Acquisition 

P2)  Land  Area 

P3)  Gross  Building  Area 

P4)  Building  Floor  Area 

P5)  Parfcing  Floor  Area 

P6)  Total  Building  Rentable  Area  • 

P7)  Office  Rentable  Area 

P8)  Laboratory  Rentable  Area 

P9)  Parfcing  Spaces 
PIO)  Parfcing  Area 
Pll)  Floor  Area  Ratio 

Construction 

CI)  Construction  Start  Date 
C2)  Construction  Period 
C3)  Building  Shell  and  Core 
C4)  Office  Improvements 
C5)  Laboratory  Improvements 
C6)  Par)-ing  Cost 
C7)  A  t  E  Fee  (Shell  &  Core) 
C8)  A  i  E  Fee  ilmprovements) 
C9)  Permit  Cost 
CIO)  Construction  Period  RE  Taxes 

Finance 

Fl)  Ccnstruction  Loan  Start 

F2)  Ccnstruction  Loan  Did 

F3)  Construction  Loan  Amount 

F4)  Construction  Loan  Int  Rate 

F5)  Ccnstruction  Loan  Type 

F6)  Construction  Loan  Fee 

F7)  Ccnstruction  Loan  Coverage  (1996) 

F8)  Permanent  Loan  Start 

F9)  Pentanent  Loan  Amount 
FIO)  Pennanent  Loan  Int  Rate 
FID  Permanent  Loan  Amort  Period 
F12)  Permanent  Loan  Fee 
T13)  Permanent  Loan  Coverage  (1997) 


Marlceting 


Ol-Nov-91 

117,300  SF 

482,400  SF 

40,800  SF 

52,000  SF 

326,400  SF 

91,500  SF 

234,900  SF 

319 

156,000  SF 

2.78 


OHtov-91 

21  months 
SIOO.OO  per  RSF 
S40.00  per  RSF 
S146.S0  per  RSF 
S55.00  per  PSF 
4.50\  of  const,  cost 
6.00%  of  const,  cost 
1.00%  of  const,  cost 
SI. 33  per  RSF 


m)  Building  Lease  Rate 

S47.25  per  RSF 

K2)  Parking  Rate 

S125.00  per  month  per  space 

K3)  Lease  Term 

180  mcnths 

H4)  Brokerage  Fee 

S4.00  per  RSF 

General 

Gl)  Developer  Fee 

G2)  Real  Estate  Taxes 

G3)  Building  Operating  Dtp 


4.00%  of  hard  cost  and  AiE 
S2.00  per  RSF 
S5.00  per  RSF 


Ol-Nov-91 
31-Oct-96 
5105,000,000 
11.00% 
Interest  Only 

1.00%  of  loan  amount 
1.29 
Ol-Nov-96 
S113,000,000 
11.00% 
360  months 
1.00% 
1.15 
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Parcel  7  Proposal 
PROJECT  COST  SUIJIARY 


Land 


If  I^  (an  affiliate  of  CHI)  reli«^shes  its  rights  to  develop  Parcel  5/Drvdock  5,  the  purchase  price  for  Parcel  7  «Duld  be  paid 
5L^  nof  ^ll^th/  ""i""  f     >'  "i^'  '^''  ""'  reliiKjuished  the  aixxint  of  such  purchase  price.    Tl,e  purchase  price  set  forth 
T^  Itl^    »    ^^'  °^  "^^  ranediation  or  project  delay  if  hazardous  naterials  or  oil  is  determined  to  be  present      It  is 
expected  that  the  BRA  vould  be  responsible  for  these  costs.  u«<.e™inea  w  oe  present,    it  is 


Area 
(s.f.) 


Cost 


Unit 
Cost 


Land  Iriprovertents 

Engineering 

575,000 

SO. 16  per  GSF 

Demolition 

5750,000 

51.55  per  GSF 

Utilities 

S22O,0O0 

50.46  per  GSF 

Contingency 

5120,000 

50.25  per  GSF 

Subtotal 

51,165,000 

S2.42  per  GSF 

Construction 

Arch  and  Eiigin  Fees 

54,139,271 

58.58  per  GSF 

Reiiribursables 

5400,000 

50.83  per  GSF 

Shell  and  Core 

326,400 

532,640,000 

5100.00  per  RSF 

Office 

91,500 

53,660,000 

511.21  per  RSF 

Laboratory 

234,900 

534,412,850 

5105.43  per  RSF 

Parldng 

156,000 

58,580,000 

555.00  per  PSF 

Penrit 

5792,929 

51.64  Der  GSF 

Insurance 

5200,000 

50.41  Der  GSF 

Contingency 

54,000,000 

58.29  per  GSF 

Subtotal 

588,825,050 

5184.13  per  GSF 

Finance 

Construction  loan  Interest 

510,106,250 

520.95  per  GSF 

Construction  Loan  Fee 

51,050,000 

52.18  per  GSF 

Survey 

55,000 

50.01  per  GSF 

Continoency 

5750,000 

51.55  per  GSF 

Subtotal 

511,911,250 

S24.69  per  GSF 

Unit 

Cost 

Cost 

*«** 

**** 

Marketing 

Brokerage  Fee 
Brochures 
Advertising 
Public  Relations 
Contingency 

51,305,600 
S50,000 
550,000 
530,000 
525,000 

S2.71  per  GSF 
50.10  per  GSF 
50.10  per  GSF 
50.06  per  GSF 
50.05  per  GSF 

Subtotal 

51,460,600 

53.03  per  GSF 

Legal 

Land  luiprovsnents 
Finance 
Building  Lease 

550,000 

5150,000 

550,000 

50.10  per  GSF 
50.31  per  GSF 
SO. 10  per  GSF 

Subtotal 

5250,000 

50.52  per  GSF 

General  Administration 

Develocer  Fee 
Real  Estate  Taxes 
Rent-UD  Deficit 
Contingency 

53,599,602 

5749,289 

512,135,917 

5750,000 

S7.46  per  GSF 

51.55  per  GSF 

525.16  per  GSF 

51.55  per  GSF 

Subtotal 

517,234.808 

535.73  per  GSF 

Total  Project  Cost 

5120,846,707 

5250.51  per  GSF 

MTTE:  GSF  -  Gross  Square  Feet 

RSF  -  Rentable  Square  Feet 
PSF  -  Parking  Square  Feet 


5.3 


«nue 

Rental  Rat« 

Building  Rent  •  100% 

Vacancy  Rate 

Vacancy  Rent  Adjustment 

tonthly  Parking  Rate 

Parking  Rental  Rate  Escalation 

Parking  Rent  •  100% 

Parking  Vacancy  Rate 

Parking  Vacancy  Rent  Adjustment 

Ibtal  Revenue 

oises 


1 

Aug-93 
Jul-94 

****** 

2 
Aug-94 
Jul-95 
****** 

3 
Aug-95 
Jul-96 

****** 

4 
Aug-96 
Jul-97 
****** 

5 
Aug-97 
Jul-98 

****** 

S47.25 

S47.25 

S47.25 

S54.34 

$54.34 

$15,422 

515,422 

$15,422 

517,736 

517,736 

75.00% 
(11,567) 

25.00% 
(3,856) 

5.00% 
(771) 

5.00% 
(887) 

5.00% 
(887) 

S125.00 
0.00% 
479 

S125.00 
0.00% 
479 

S137.50 
10.00% 
526 

5137.50 
0.00% 
526 

5137.50 
0.00% 

526 

50.00% 
(239) 

40.00% 
(191) 

30.00% 
(158) 

20.00% 
(105) 

10.00% 
(53) 

Parcel  7  Proposal 

PREUMINSRY  CASH  lUH  ANALYSIS 

(OOO's) 

6  7               8                 9 

Aug-98  Aug-99  Aug-2000  Aug-2001 

Jul-99  Jul-2000  Jul-2001  Jul-2002 

******  ********  ********  ******** 

$54.34       $62.49       562.49       $62.49 

517,736      520,396      520,396      520,396 

5.00%         5.00%         5.00%         5.00% 
(887)       (1,020)       (1,020)       (1,020) 

5151.25      5151.25      5151.25      S166.38 
10.00%         0.00%         0.00%       10.00% 
579  579  579  637 

10.00%       10.00%       10.00%       10.00% 
(58)  (58)  (58)  (64) 


10 
Aug-2002 
Jul-2003 

******** 

11 
Aug-2003 
Jul-2004 

******** 

12 
Aug-2004 
Jul-2005 

******** 

13 
Aug-2005 
Jul-2006 

******** 

14 
Aug-2006 
Jul-2007 
******** 

15 
Aug-2007 
Jul-2008 
******** 

571.86 

571.86 

571.86 

582.64 

$82.64 

582.64 

523,456 

523,456 

523,456 

526,974 

526,974 

526,974 

5.00% 
(1,173) 

5.00% 
(1,173) 

5.00% 
(1,173) 

5.00% 
(1,349) 

5.00% 
(1,349) 

5.00% 
(1,349) 

5166.38 
0.00% 
637 

5166.38 
0.00% 
637 

5166.38 
0.00% 
637 

5166.38 
0.00% 
637 

5166.38 
0.00% 
637 

5166.38 
0.00% 
637 

10.00% 
(64) 

10.00% 
(64) 

10.00% 
(64) 

10.00% 
(64) 

10.00% 
(64) 

10.00% 
(64) 

tolerations 
Hnising  Lin]cage 
Jobs  Linkage 
Real  Estate  Taxes 

Total  Expenses 

'  *t  tolerating  Inccne 

Islit  Service 
financing  Fee 

^  Casli  Flow 


(1) 
(2) 
(3) 
(1) 


54,095  511,854  515,020      517,270      $17,323      $17,370      $19,897      $19,897      $19,950      $22,856      $22,856      $22,856      $26,198      $26,198      $26,198 

$1,632  $1,632  51,632        51,632       51,632       51,632        $1,632       $1,632       $1,632       $1,632       51,632       51,632       51,632       51,632       51,632 

94  94  94              94              94              94              94              94              94              94              94              94               0                0                0 

113  113  0000000000000 

653  653  653             653            653            653             653            653            653            653             653            653            653            653            653 


52,492       52,492        52,379        52,379       52,379       52,379        52,379       52,379       52,379       52,379        52,379       52,379       52,285       52,285       52,285 


1.00% 


51,603   59,362   512,641   514,891   514,944   514,991   517,518   517,518   517,570  520,477   520,477   $20,477   $23,914  $23,914   $23,914 

(11,550)  (11,550)  (11,550)  (11,912)  (12,998)  (12,998)  (12,998)  (12,998)  (12,998)  (12,998)  (12,998)  (12,998)  (12,998)  (12,998)  (12,998) 
(1,050) 


($9,947)  ($2,188)   $1,091   $1,929   $1,946   $1,993   $4,520   $4,520   $4,573   $7,479   $7,479   $7,479   $10,916   $10,916   $10,916 


Notes  (1)  Operating  Expense  and  Real  Estate  Tax  increases 
paid  directly  by  tlie  tenant. 

(2)  Hcusing  LinJage  is  based  co  tlie  rentable  building  area  over 
100,000  s.f .  at  a  rate  of  $5.00  per  s.£.  over  12  years. 

(3)  Jobs  Linkage  is  based  on  the  rentable  building  area  over 
100,000  s.f.  at  a  rate  of  $1.00  per  s.f.  over  2  years. 


5.4 


Developers   Statements 


Developers   Statements 


As  required  pursuant  to  the  Uniform  Procurement  Act,  G.L.  c.30B, 
paragraph  10,  the  undersigned  certifies  under  penalties  of  perjury 
that  this  bid  or  proposal  has  been  made  and  submitted  in  good  faith 
and  without  collusion  or  fraud  with  any  other  person.   As  used  in 
this  certification,  the  word  "person"  shall  mean  any  natural  person, 
business,  partnership,  corporation,  union,  committee,  club  or  other 
organization,  entity,  or  group  of  individuals. 


CHARLESTOWN  HOLDINGS,  INC 


DaviffL.  Francis 
President 
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